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INTRODUCTION

In 1975 the New Jersey Supreme Court decided, in So. Burlington Cty. NAACP v. Township of
Mount Laurel, that every developing municipality in New Jersey had an affirmative obligation to
provide for its fair share of affordable housing. In a subsequent decision in 1983, the Court
acknowledged that the vast majority of municipalities in the State had ignored their constitutional
obligation, and called for the State Legislature to enact legislation that would save municipalitics
from the burden of having the courts determine their affordable housing needs. The result was the
establishment of the New Jersey Council on Affordable Housing (COAH), the state agency
responsible for overseeing the manner in which the state’s municipalities address their low and
moderate income housing needs.

COAH had originally adopted in 1987 and again in 1994 a “fair share” methodology to determine
housing-need numbers for all municipalities in the State, and the adopted combined first and second
round housing-need numbers for Alpine indicated a 214 unit affordable housing obligation,
consisting entirely of a “new construction” obligation. The Borough received a vacant land
adjustment as well as 20% cap adjustment that reduced the obligation to 32 units. This obligation
was met through a completed Regional Contribution Agreement (RCA)as well as construction of an
eight unit rental affordable housing project in the Borough. This is detailed in the body of this
report.

In December of 2004, COAH adopted new substantive (NJAC. 5:94) and procedural (NJAC 5:95)
rules for the period beginning December 20, 2004, However, as a result of an Appellate Division
ruling, these rules were required to be revised, and new rules and regulations were subsequently
adopted on June 2, 2008 (NJAC 5:97 and NJAC 5:96). At that same time, COAT re-adjusted all
municipal first and second round housing-need and rehabilitation numbers. Alpine’s new
construction obligation for the prior round went back to 214 units as part of this process. Its
rehabilitation share was established as two units as part of COAH’s second/third round rehabilitation
need adjustment process.

The third round rules implement a new ‘growth share’ approach to affordable housing and thus
represent a significant departure from the Council’s first and second round rules in that the new rules
link the production of affordable housing with actual development and projected growth.

COA’s June 2008 proposed estimates of need indicate that Alpine has a 100 unit third round
affordable housing obligation, inclusive of the 2 unit rehabilitation component noted above, and a 98
unit growth share component that is a function of projected residential and non-residential growth.
COAH estimates that by 2018 the Borough will have an additional 466 dwellings in the community,
which translates to 93 units of affordable housing, and 72 jobs, which translates to 5 units of
affordable housing.

Given the available data on the community’s development over the past decade, the limited
availability of buildable vacant land, and the fact that the Borough hasn’t any land zoned for non-
residential development, we take exception to COAH’s estimate of growth in Alpine, and inits place
offer a more realistic estimate of the Borough’s development potential.



We have undertaken a vacant land and environmental constraints analysis to determine the realistic
development potential in the Borough. The COAH vacant land analysis contends there are 367 acres
of vacant land, which is far in excess of what is actually vacant and buildable. After removing from
consideration the lands of the Palisades Interstate Park Commission, environmentally constrained
land, and parcels that COAH deemed vacant but that are, in fact developed, the vacant developable
land in the Borough amounts to 35 acres. Nearly all of this acreage is not within a sewer service
area, and pursuant to COAH’s regulations, are not to be counted as part of the Borough’s available
vacant land for purposes of determining the Borough’s growth potential. The total buildable vacant
fand in the Borough, per the COAH-required assessment, amounts 1o 3.38 acres.

In addition, we also reviewed certificates of occupancy (CO’s) that have been issued, and demolition
permits for the years 2004-08. Since 2004, there have been a near-equal number of CO’s and
demolition permits issued, an indication that residential development is limited to teardowns and
reconstruction of units, Based on the ‘realistic development potential” cited above, the Borough’s
affordable housing new construction obligation is 6 units. Since the Borough has met 1ts second
round obligation in its entirety (based on a vacant land adjustment), the Borough must provide
enough units and credits to total 6 units for the Third Round.

The housing plan set forth herein affirmatively addresses the Borough’s six unit Third Round
obligation by proposing the construction of five rental affordable housing units on the Borough site
that already contains cight affordable dwellings. This allows the Borough to obtain five units of
credit for these five constructed units. In addition, it results in one additional unit of credit for
exceeding the community’s affordable housing rental requirement. This is detailed in the body of
this report.



SECTION I: HOUSING ELEMENT



A, COMMUNITY OVERVIEW

The Borough of Alpine is located in the northeastern-most corner of Bergen County and is adjoined
by seven municipalities. Neighboring communities include Rockleigh , Norwood, Closter, Demarest
and Cresskill to the west , Tenafly to the south and Rockland County, New York fo the north,
Regional access is available from the Palisades Interstate Parkway and Route 9W. Closter Dock
Road and Hillside Avenue are county roadways serving the Borough.

Alpine is an attractive and stable residential community. Its character is typified by spacious
residential lots, extensive landscaped amenity, and the existence of a substantial amounts of
public open space amenity. Two golf country clubs located in the Borough further reinforce the
open, spacious character of the Borough.

Alpine is essentially a fully developed community. The majority of the Borough’s acreage is
devoted to public and semi-public use, much of it being part of the Palisades Interstate Park.
Residential use comprises most of the rest of the community, with two golf courses also
comprising a notable portion of the acreage. Non-residential use is limited to a small n umber of
landscape companies and realtors.

B. INVENTORY OF MUNICIPAL HOUSING STOCK

This section of the housing element provides an inventory of the Borough’s housing stock, as
required by the MLUL. The inventory details housing characteristics such as age, condition,
purchase/rental value, and occupancy. It also details the number of affordable units available to low-
and moderate-income households and the number of substandard housing units capable of being
rehabilitated.

1. Number of Dwelling Units. It is estimated that Alpine presently contains 764 dwelling units.
The following table indicates the change in the number of dwelling units in Alpine since
1960, when there were 297 dwellings in the municipality.

Table 1: Dwelling Units (1960-2008 YTD) - Alpine, New Jersey

Year | Dwelling Units | Net Change (#) | Change (%)

1970 | ... 307 80 269
1980 516 n W39 i 368
1990 1 ss&2 66 . 127
2000 4730 148 254

2008* 764% | 34 | 4.6

* Through February.

Sources: Bergen County Data Book; NJ Department of Community Affairs (DCA), The NJ
Construction Reporter: hitp://www.state.nj.us/dea/codes/er/conrep.shimt , incl certificates of
occupancy and demolition permits.

The following table provides detail reparding the tenure and occupancy of the Borough’s
housing stock. As shown below, Alpine’s housing units are primarily owner occupied. Only
ten percent of the units are renter occupied. Only three percent are vacant,



Table 2: Housing Units by Tenure and Occupancy Status (2000) - Alpine

Characteristics Number Percent
| Owner-occupied | 635 . 87
_Renter-ocoupied {7310,
Vacant units 22 3
Total 730 100

Source: 2000 U.S. Census

New Jersey

Housing Characteristics. This section provides additional information on the characteristics
of the Borough’s housing stock, including the number of units in a structure and the number
of bedrooms. Ninety-five percent of the residential structures in Alpine are single-family

detached units.

Table 3; Units in Structure (1990 and 2600) - Alpine, New Jersey

Units in Structure 1999 20:90
Number | Percent Number | Percent
_Single Family, detached 61 . 952 T r 912
Single Family, attached g8
2 !
3ord
1019

clowoioio v

Source: 2000 U.S. Census

20 10 49 A
G . {
Total 589 100 730 100
Source: U5, Census, 1990 & 2000
Table 4: Number of Bedrooms in Housing Units (2000) - Alpine, New Jersey
Bedrooms 2000
Number Percent
None 0 o
One . _ 18 : 24 ..
Two o430 o 4l
Three oAse 218
Four 4216 . 296
Five or More 307 : 42.0
Total 730 100

3. Housing Age. As shown below, one-half of the Borough’s housing stock was buill in the

years between 1970 and 1989. Almost 15 percent of the housing stock was constructed in

thel1990°s.



Table 5: Year Structure Built - Alpine, New Jersey
Year Units Built Number Percent

1999 to March 2000 | 19 2.6
197010 2979‘“ I A I T X ) 0 o
1960101969 | 87 . 119
1950101959 | 99 13.6
1940 to 1949 .2l 29

1939 or earlier 93 12.7

Total 730 100

Source: 2000 U5, Census

Housing Conditions.

Table 6 provides an indication of overcrowded housing units,

represented by units containing more than one occupant per room. This table indicates the
vast majority of dwellings in Alpine are not over crowded. Only 1.7 percent of the
Borough’s units contain more than one occupant per room.

Table 6: Occupants Per Room (2000)
Alpine, New Jersey

Occupants Per Room Number of Units Percent
_0.50 or less 586 1 B28
05110100 110 "]55
2 01 or more 0 : 0
Total Occupied Units 708 100

Source: 2000 U.S. Census

Table 7 presents additional detail regarding housing conditions, including the presence of
complete plumbing and kitchen facilities and the type of heating equipment used.

Table 7: Equipment and Plumbing Facilities (2000) - Alpine, New Jersey

- 2000
Facilities
Number Percent

Kitchen:
With Complete Facilities 727 . 996
Lacking Complete Facilities | 3 = 04
Plumbi o
With Complete Facilities 730 100.0
Lacking Complete Facilities - 0 00
Heating Equipment (Occupied Units):
Standard Heating Facilities 706 99.7
Other Means, No Fuel Used 2 0.3

Source: 2000 U8, Census



5. Purchase and Rental Values. Rental values increased between 1990 and 2000, with the
median gross rent nearly tripling over the ten-year period. The median gross rent in 2000

was $1,844.
Table 8: Gross Rent of Specified Renter-Occupied Housing Units (1990 and 2000) - Alpine, New
Jersey
R 1990 , 2000
ent : .
Number - Percent Number  Percent
Csio0ermore |9 A | w0 T s
No cash rent 0 f 0 17 27.0
Total 47 L 100 63 100
Median Gross Rent 5638 $1,844

Source: U.S. Census, 1990 & 2000

Similarly, almost 60 percent of owner occupied units were valued at $1 million or higher in
2000. This is shown in Table 9 below. This figure has increased significantly since then.

Table 9: Value of Specified Owner-Occupied Housing Units (1990 and 2000}
Alpine, New Jersey

Value Range 1990 Value Range 26090

Less than $75,000 -0 4

$75,000 10 $99,999 0 ,,,LCSS than $100 000 R
~$100, 000 to $124 999 0 5
$125,000 10 §149,999 Ty §100,000 to $149,000 -
5 to $I74 999 4 a0 ¢ 7
~ $175,000 to $199, 999 0 ‘ﬂ>1 50,000 lo?] 99, )99””"”"“
____.__$20() 000 to 3249 969 8 a0 O 17
*$250,000 t0 529,999 T | 0000008299999
. $300,000 10 $399,999 | 26 $300,000t0$399,999 | 24
. $400,000 10 $499,999 | 29 1. $400,000 10 $499,999 | AT

_ $500,00010 $749,999 | 35 .
$500,000 or more 386  $750,000 10 §999,999 | 9%
$1,000,000 or more 354
TOTAL 461 TOTAL 612
1996 Median Value 2000 Median Value $1,0600,000+

Source: U.S. Census, 1990 & 2000

6. Number of Units Affordable to Low- and Moderate-Income Households. Based on the most
current COAH regional income limits, the median household income for a three-person
household in COA} Region 1, Alpine’s housing region comprising Bergen, Hudson, Passaic
and Sussex Counties, is $69,365. A three-person moderate-income household, established at
no more than 80 percent of the median income, would have an income not exceeding
$55,492.




An affordable sales price for a three person moderate-income household earning 80 percent
of the median income is estimated at approximately $150,000. This estimate is based on the
UHAC affordability controls outlined in NJ.A.C. 5:80-26.1. Only 9 of the borough’s
housing units were valued at less than $150,000 in 2000, according to the census data.

For renter-occupied housing, an affordable monthly rent for a three-person household is
estimated at $1,340. Less than ten percent of the borough’s renter occupied housing units in
2000 has gross rent below $1000.

7. Substandard Housing Capable of Being Rehabilitated. COAH provides the number of units
in a community that are in need of rehabilitation and are not likely to experience
“spontaneous rehabilitation.” Alpine’s rehabilitation share is 2 units.

C. PROJECTION OF MUNICIPAL HOUSING STOCK

The Plan section of this document includes a detailed projection of the municipal housing stock,
pursuant to COAH’s rules for establishing the “growth share” component of the Borough’s
affordable housing obligation. That section also identifies historical and projected growth trends.

D. POPULATION ANALYSIS

The MLUL requires that the housing element provide data on the municipality’s population,
including population size, age and income characteristics.

1. Population Size. The change in the Borough’s population is noted in the accompanying
table. It is estimated that the local population was 2,429 residents in 2006, the last year for
which State estimates of population size are available.

Table 10: Population Growth - Alpine, New Jersey

Year Population Change(#) = Change (%)

,,,,, 1900 208 [

1910 L8n 109 406 |
350 2T 12

s 17 s 488

644 1829
, 920 .27 . 430

1990 b1 o7 oo 108
2006% 2,429 246 11.2

* NI Department of Labor and Worklorce Development (LWD) estimale
Sources: Bergen County Data Book: NJ Department of LWD



2. Age Characteristics. The Borough’s age characteristics are summarized in the following
table. The median age of residents is 44.2 years, which is substantially older than the County
median of 39.1 years. Almost 15 percent of the population is aged 65 or over.

Table 11: Age Characteristics (2000)

Alpine, New Jersey
Age Group Total . % Total

Unders 99 AS
Jo-14 ) 188 86
Aso 123 86
86 39
IS 34
66 ;..30

177 sl
202 9.3
L217 99 ]

208 |95
129 59
< T 2
85 and over 35 1.6
Total 2,183 100
Median Age 44.2

Source; 2000 ULS. Census

3. Average Household Size. The Borough’s average houschold size has decreased in the years
since 1980. The average household size in 2000 was 3.08 persons per housechold.

Table 12: Average Household Size (1980-2000)
Alpine, New Jersey

Year Borough Total Average
Population Households | Household Size
1980 1549 49s 33
o190 booame oo s 320
2000 2,183 708 3.08

Source: Bergen County Data Book

4. Household Income. The median household income for Alpine households rose 19 percent
between 1990 and 2000, from 106,331 to $ 130,470. Sixty percent of the Borough’s
households earned $100,000 or more in 2000. This figure has presumably increased since
then. Detailed household figures are detailed below.




Table 13: Household Income Distribution (1989 and 1999)
Alpine, New Jersey

1989 1999
Income Category "Number | Percent Number |  Percent

_Lessthan$10000 | 5 - 09 1 28 Lo 40
. $10,000 to $14,999 3 06 10
- $15, 000 to $24, 999 |18 33 26 L 37
| $25,C 000 t©$34,999 | 19 ¢ 35 o210 . 30
_ $35,000 to $49,999 45 83 40 56
$50,C 000 to $74, 999 83 15, 4 76107
§75,000t0899,999 81 1s0 78 Lo 110
~ $100,000 o0 $149, 999 io98 181 12 15 3 |

$150,000 or more 188 34.8 : 317 : 44.8

Total 540 100.0 : 708 100.0

Median $68,742 l $130,740

Source: U.S. Census, 1990 & 2000

E. EMPLOYMENT ANALYSIS

The MLUL requires that the housing plan include data on employment levels in the community. The
following tables present information on the Borough’s employment characteristics.

1. Employment Status. Table 14 provides information on employment status for the population
16 and over in the Borough. Approximately 60 percent of the Borough's population was
employed, with only 1.5 percent unemployed in 2000.

Table 14: Employment Status- Population 16 & Over (2000)
Alpine, New Jersey

Employment Status Number | Percent
In labor force . 1037 ... .606
Civilian labor foree 1037 606
melo)’ed 010590
Uncmploycd S 7 ¢ 5
. Armed Forces R R T U
Not in labor force 672 39.4
Total Population 16 and Over 1709 100.0

Source: 2000 U.S Census

2. Emplovment Characteristics of Employved Residents. The following two tables offer
information on the employment characteristics of Alpine residents. Table 15 provides
occupation characteristics and Table 16 details industry characteristics.




Table 15: Employed Residents Age 16 and Over, By Occupation (2000)

Alpine, New Jersey

Occupation

Number

Percent

_Management, professional, and relaied occupations

| Setvice occupations s 62 61
~ Sales and office occupahons ) S 215
_Farming, ﬁshmg,, and forestry Gccupatlom N 0 0
~ Construction, extraction, and maintenance occupdtlons 40 40
Production, transportation, and material moving occupations 39 3.9
Total 1,010 1000
Source: 2000 1.8, Census
Table 16: Employed Residents Age 16 and Over, By Industry (2000)
Alpine, New Jersey
Industry Number Percent
_Agriculture, Foresiry, Fisheries & Mining LU N S
~ Construction 52 5.1
Manufactmmg L 0.1
~ Transportation and w:uc,houmng, and ut1]me5 s s
~ Wholesale Ildde 77777777777 100 Q 9.9
_Retail Trade 63 0.2
Information - 39 39
urrance & Real Lstdlc, 193 194
Lciucatmn health and social services L 246 244
~ Arts, enfertainment & Recxeatlonal Services 39 39
_Professional & Related Services 98 9.7
~Public Admmlst:atlon ) 1 oL
Other Services 49 4.9
Total 1,010 100.0

Source: 2000 U.S. Census




SECTION 1I: HOUSING OBLIGATION



A. INTRODUCTION

The methodology for determining the Borough’s third-round affordable housing obligation changed
significantly from the prior round regulations. Under COAH’s third-round rules, a municipality’s
third-round affordable housing obligation is a function of three components:

*= Rechabilitation Share
* Remaining Prior Round Obligation
»  Growth Share

The growth share component represents the most significant change from the prior round, as it
requires that each municipality determine its own affordable housing obligation based on the amount
of residential and non-residential growth anticipated over the third-round period from 2004 10 2018.
Each of the three components are combined to determine the municipality’s total affordable housing
obligation. These components are described as follows:

1. Rehabilitation Share. The rehabilitation share component of the affordable housing
obligation is based on the municipality’s existing housing deficiencies and includes existing
housing units as of April 1, 2000 that are both deficient and occupied by houscholds of low
or moderate income. A municipality’s total rehabilitation share is equal to the sum of its
overcrowded and dilapidated units, multiplied by its regional Low/Moderate Income
Deterioration Share, minus its Rehabilitation Share Credit. The rehabilitation share
essentially replaces what was known as indigenious need in the previous rounds. COAH has
assigned a new rehabilitation share of 2 units to Alpine.

2. Remaining Prior Round Obligation.

The Prior Round Obligation is the total Fair Share obligation for the period 198710 1999. As
noted in Appendix C of COAH’s Third Round regulations, Alpine’s Prior Round Obligation
is 214 units.

To determine the remaining Prior Round obligation, a municipality may impose adjustments
that were approved as part of its second round plan, and subtract any affordable housing units
that have already been built or transferred through a Regional Contribution Agreement
(RCA) as part of a certified plan or judgment of repose.

3. Growth Share. The growth share portion of a municipality’s fair share obligation is based on
the projected residential and employment growth in the municipality over the period between
2004 and 2018. Growth share is defined as:

“The affordable housing obligation generated in each municipality by both residential
and non-residential development from 2004 through 2018 and represented by a ratio of
one affordable housing unit for every four market-rate housing units constructed plus one
affordable housing unit for every 16 newly created jobs as measured by new or expanded
non-residential construction within the municipality.”



Fach individual municipality’s actual growth between 2004 and 2018 generates an affordable
housing obligation. For residential development, one affordable housing unit obligation is
generated for every four market rate residential units constructed/projected in the
municipality. During that time frame. For non-residential development, one unit of
affordable housing obligation is generated for cach 16 jobs created/projected in the
community. Job creation estimates are based on the amount of new non-residential square
footage developed within the community.

[For example, if the municipality experiences a net growth of 100 market rate units between
2004 and 2018, an obligation of 20 affordable housing units is created. And, if' 25,000
square feet of additional office space is constructed, 67.5 jobs would be generated (based on
a ratio of 2.7 office jobs/1,000 square feet), and a 4.2 unit affordable housing obligation
would result.]

The following section contains development projections and a determination of the growth share
assessment for the third-round obligation.

B. CALCULATION OF AFFORDPABLE HOUSING OBLIGATION

The calculation of the Borough’s affordable housing obligation is detailed below.

1.

Rehabilitation Share. As set forth in Appendix B of the Third Round rules, Alpine has a
rchabilitation share of 2 units. This replaces the rehabilitation share of 0 units previously
assigned to the Borough.

Remaining Prior Round Obligation. Appendix C of the Third Round rules indicates a
recalculated prior round new construction obligation of 214 units. However, the 2000
judgment of repose adjusted Alpine’s prior round obligation through the imposition of
COAII’s 20 percent cap rule and a vacant land adjustment to 32 units. The plan addressed
this adjusted prior round obligation through participation in a regional contribution
agreement and a one hundred percent affordable housing rental development and associated
rental bonus credits. This is shown in the accompanying table.

Table 17: Second Round Plan Components and Status
Alpine, New Jersey

T

Plan Component Units Status

‘Regional Contribution Agreement | 16 units e Complete.

8 units (rental)

6, A {fords o s c i o o
100% Affordable Development g ponuggredits SR
Adjustments: P
Vacant Land Adjustment 76 units : ?:i:ij
Total 214

a. Credits and Adjustments Regarding Prior Round Obligation. The Borough secks credits
and adjustments as detailed in the following sections.




i. Credits. Third-round rules permit credits for units that were constructed (i.e. received
certificates of occupancy) or rehabilitated following April 1, 2000 (i.e. received final
inspections after 4/1/00), or transferred to another municipality as the subject of a
regional contribution agreement (RCA). The Borough has 32 eligible credits, as

shown in the following table.

Table 18: Updated Second Round Components and Status

Alpine, New Jersey

Plan Component Units

Status

Regional Contribution Agreement - 16units
8 units (rental)
8 bonus credits

100% Affordable Development

" "Complete (approved 2001)

Total | 32

- Complete (issued CO in 2006)

ii Adjustments. COAH honors adjustments granted as part of a second round certified
plan, including vacant land adjustments as well as the 20 percent cap rule. The Borough
received a vacant land adjustment to its second round fair share obligation of 76 units.
Further, the Borough received a 20 percent cap adjustment for 106 units.

b. Calculation of Remaining Prior Round Obligation. The calculation of the Borough’s

remaining prior round obligation is shown in the table below. As noted, the remaining

Prior Round obligation is zero.

Table 19: Second Round Remaining Prior Round Obligation

Alpine, New Jersey

Component Units
Recalculated Obligation Lo 214
Kdwstmenis
Vacant Land Adjusiment -76
o 20 percent Cap Adjustment 106
Remaining Prior Round Obligation 0

3. Growth Share. The growth share component of the Borough’s affordable housing obligation
is calculated based on the projected amount of residential and non-residential growth
anticipated between 2004 and 2018. This projected growth is initially provided in Appendix
F of the COAH regulations. However, a municipality must also provide its detailed
projection resulting from an analysis of approved, pending and anticipated development

applications.

Once the detailed analysis is complete, this growth is translated into an affordable housing
obligation, based on a standard of one affordable housing unit for every four market rate
units that are projected and one affordable unit for every 16 jobs that are projected to be

created.

14




a.

Calculation of Residential Growth Share,

COAH Growth Projection. The baseline growth projection for residential
development is set forth in Appendix F of N.J.A.C. 5:97, as adopted October 20,
2008. The projection suggests that the Borough’s housing growth shall consist of
466 dwelling units between the years 2004 and 2018.

Fable 20: Household Growth Estimates 2004 - 2018
Alpine, New Jersey

2018Household ) 2004 Household - Household
Estimate Estimate Growth
1,218 752 e 466

Source: Appendix IF - Consultant’s Data

The regulations allow for affordable units that receive credit in a first and second
round certified plan, and built after January 1, 2004 to be subtracted from this 466
unit projection. The 8 unit affordable housing project addressing the prior round rule
obligation is subtracted from the total projected household growth thereby resulting
in a houschold growth projection, as projected by COAH, excluding growth
attributable to affordable housing construction, of 458 units.

Actual Projection of Residential Growth Share

COAH permits municipalities to conduct a detailed analysis of histerical trends,
pending and approved development applications, and other local knowledge to
generate an actual growth projection for the community. As detailed below, Alpine’s
analysis reveals that COAH substantially overestimates the amount of growth that
could occur in the Borough. The Borough’s projection is compared to COA’s
estimated projection in the accompanying sections of this report. The projection is
determined through a series of steps and analyses, as shown below,




Historical Trends in Residential Development.

Data for the years 1998-2008 Y'TD is presented in order to determine the Borough’s
historical residential growth trends and to determine actual growth since 2004, as
evidenced by certificates of occupancy (COs) and demolition permits issued.
Historical trends are used o project growth in years to come,

Table 21: Historical Trends in Residential Development
Analysis of Certificates of Occupancy and Demolition Permits, 1998-2008 YTD

Alpine, New Jersey

1998 | 1999 | 2000 | 2001 | 2002 | 2003 2004 | 2005 2006 007 08
: ? : . :
COs 8 10 | 11 6 9 11 135 S 2
Demo
Permits Issued 8 T 7 1 | 3 6 : 7 _ 8 1o | 1
Net Growth o 3 4 | 2 14 3 3 4 5 i

* Through August
Source: NJ DCA, The NJ Censtruction Reporter: hitp:www.state.nj.us/deacodes/er/conrep.shiml

Source: Alpine Construction Depariment, 2008
% 8 units of affordable housing that were constructed and issued CO’s in 2008 were removed from the 2006 total of

21 CO’s issued in this year.
The above table shows Alpine has experienced very little growth over since 1998.
Since 1998 there has been a net growth of only 36 dwellings, and since 2004, a net
14-unit growth. This reflects the limited capacity of the remaining vacant land in
Alpine. Residential development has primarily resulted from tear downs of older
single family residential dwellings and their replacement with new single family
residential dwellings.



Projected Residential Development. COAH requires that residential development be
projected 1o 2018, This analysis involves the documentation of residential projects
that have been approved but have not yet received COs, and pending residential
developments before the planning and zoning boards. The analysis is required to
include a projection of the year in which the CO will likely be granted for cach
project. The table below details the approved and pending residential development
projections.

Table 22: Number of Residential Units by Year of Anticipated CO
Approved and Pending Residential Development Applications
Alpine, New Jersey

Approved Projects

Biock 11 Lot 2.07

2008 | 2000 | 2010 | 2011 | 2012 | 2013 2014 | 2015 | 2016 « 2017 2018 | Total
1 ? : | é

Block 21 Lot 0

Block 22 Lot 7

! _ j ;

Block 39.01 Lot 12.09

Block 53 Lot 13 & 14

Block 55 Lot 22.0}

Block 535 Lot 22-26 & 30

Block 71 Lot 22

Block 73 3.01

Block 73 Lot 14

Block 74 Lot 11

Block 79.02 Lot 2

Block 75 Lot 3

Block 79.03 Lot 8.07

Block 81.02 Lot @

Block 81.04 Lot 13

Block §1.04 Lot 17

Block 81.08 Lot 1

Block 86.01 Lot 24

Block 12 Lot 6

Block 121 Lot 7

1

Subtotal

i 6 6 | 7 23

Pending Projects

Block 22 Lot 5

2008 | 2009 | 2010 | 2011 | 2012 | 2013 | 2014 | 2015 | 2016 | 2017 2018

Block 22 Lot 20

Block 22 Lot 26

Subrotal

Anticipated Projects

4 i 4 : 4 ; 4 4 ! 4 ; 3 ! 27

Total

. 1 83

Source: Planning Board, Zoning Board and Construction Department of Borough of Alpine

In addition to approved and pending development, the table above includes a
projection of anticipated development which will likely occur before 2018 based on
site specific analysis of the remaining developable parcels, historic trends, and local
knowledge. Yield calculations are based on existing zoning and other features that




impact the intensity of development, such as the presence or lack of sewer capacity,
environmental features etc.

The following table includes the total net growth expected in the Borough from 2004
to 2018, representing the total actual projected residential growth expected for the
third round period,

Table 23: Total Net Number of Residential Units by Year — Actual and Projected
Alpine, New Jersey
 Actual ! Projected o Total
(2004-2008*) | 2008 ;: 2009 | 2010 @ 2011 ' 2012 %2013 2014 ; 2015 2016 : 2017 + 2018
COs 46 4 6 6 7 5 | S 5 4 06 1 3 1 2 99
pemo 32 3004 s Los L4 ls 43 a3 2 74
Permits
Net Growth 14 | 2 1 2 L0 1 11 ;2 0 0 25
* Througly August
Source: NJ DCA, The N Construction Reporter: hitp:Awww state. ni us/deafcodesfor/eonrep.shimd:
iit.  Residential Growth Share Adjustment

iv,

Using COAH’s Workbook C, provided by COAH, an analysis of the vacant
residential zoned parcels in Alpine indicates a capacity for 16 units. This, when
added to the actual growth from 2004 to the present, results in an estimated
residential growth share of 5.9 units. Both the Workbook Calculator and the vacant
land map are included in the appendix of this report.

Comparison of COAII projection and Actual Projection

COAH’s household growth projection of 466 units is not likely to occur given the
limited amount of vacant land in the Borough, fack of available vacant land that is
not constrained by environmentally sensitive features, and the lack of available
infrastructure (sewer facilities). This is reinforced by the community’s historic
development patterns of the last several years and the resulting projected
development. When demolitions are considered, historic growth is even lower. Our
vacant land analysis indicates that futurc growth will be constrained by the
developed nature of the Borough and the lack of buildable vacant land.

N.J.A.C. 5:97-2.5 allows certificates of occupancy issued for certain owner occupied
structures to be subtracted from growth for the purpose of determining the growth
share obligation. The subtraction is limited to residential structures that have been
occupied by the current owner for at least one year prior to demolition, where no
change in use has occurred. Redevlopement, rental properties, previously vacant
properties and properties with change in use or intensity of use, among other




Per the 2000 U.S. Census data, 87 percent of housing units in Alpine are owner
occupied, reflecting the overwhelming ownership development pattern of single
family residential development. From 2004 through the present, out of the 54 units
constructed, 32 have been demolished , reflecting the tear down pattern of growth in
Alpine. For the purposes of determining residential growth share obligation, we are
subtracting owner occupied residential structures that have been recorded as
demolished during this time period.

v,  Determining the Residential Growth Share

In this step, the projected growth is adjusted based on that portion of the projection
that includes affordable units that are to be constructed in accordance with the second
round certified plan. All affordable housing units and market rate units that are part
of inclusionary development may be excluded. The 8 unit affordable housmg; project
addressing the prior round rule obligation is subtracted.

As indicated above, using COAI’s Workbook C, we have estimated residential
growth to be 38 units. Based on the historical growth and the available vacant land
that is not environmentally constrained or has the sewer capacity , we estimate the
residential growth share of 5.9 units between 2004 through 2018,

b. Calculation of non-residential growth share

i.  COAH Growth Projection The baseline employment growth projection for non-
residential development is generated from the employment projections provided in
Appendix F of the third round regulations. Employment growth is estimated based
on the employment projections for 2004 to 2018. The following calculation details
non-residential growth for Alpine.

Table 24: Non-Residential Growth Projection
Alpine, New Jersey
2018 Employment : | 2004 Employment | _ | Employment
Estimate Estimate Growth
417 = 345 = 72

Source: Appendix ¥ Consultant’s Data




i1, Actual Projection of Non-Residential Growth

Like the residential growth share analysis, COAH requires a municipality to prepare a
detailed analysis of historical trends, pending and approved development
applications, and other local knowledge to generate its non-residential growth
projection for the Borough.

The detailed projection is determined through a series of similar steps and analyses to
that referenced above. The analysis is shown below

Historical Trends in Non-Residential Development.

In this step, historical data for the years 1998-2008 YTD is shown. This data
establishes the Borough’s historical non-residential growth trends and provides actual
growth figures for year-to-date 2008. As with the residential analysis, non-residential
growth is indicated by certificates of occupancy issues. Demolition permits issued
are shown for reference. Historical trends will be used to predict non-residential
growth. The certificate of occupancy information is based on the total square footage
by type of non-residential development (i.e. office, retail etc).

Table 25: Historical Trends in Non-Residential Development, 1998-2008 YTD
Analysis of Certificates of Occupancy and Demolition Permits
Square Footage by Use Type
Alpine, New Jersey

1998 | 1999 | 2000 | 2001 | 2002 | 2003 | 2004 2005 | 2006 2007 23,‘;%
Certificates of Occupancy Issued (sf) - R .
| Office e b0 0 0 161321 0 . 0 1248 O 0 0
Assembly(A3) 1 0 0 .0 0 0 0 0.6 0 0 0
Institutional 0 i 0 0 0 0 0 ¢ .0 0 Lo
Storage | 6 i 0 : 0 o .0 0 0 0 = 0 9
Mercantile 0 i 0 0 0 0 0 0 0 0 0
“Demolition Permits Yssued sy o
Office .~ 0 6 0 0 0 .0 0 Y 0

Lo 6 s 0 00 S0 0 L0 0

Lo 6 0 0 o L .0 o
Education 0 0 ( 0 0 4] 0 0 0
Storage 0 0.0 0 0 00 o0
Signs, fences &utility 0 0 11 4 4 5 3 0

* Through August
Source: NJ DCA, The NI Construction Reporter: hltp://www.state.nj.us/dea/codes/cr/conrep.shiml

The data for 2004 through YTD 2008 is translated into employment growth, based on
the multipliers provided in Appendix I of the substantive rules. This is shown inthe
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accompanying table.

Table 26: Actual Non-Residential Growth Share, 2006-2008 YTD

Alpine, New Jersey
2004 . 2005 2006 2007 ... 008" | gl
Sq ft i Jobs Sq ft Jobs Sqft | Jobs | Sq.Ft. - Jobs | Sq, Ft, | Jobs
Storage ($) | 0 0 | o o | 0 0 | 0 0 00
MercantifeM) | 0 0 | 0 0 4 0 - 0 | 0 0 ol 0
Assembly (A3) 0 0 6 0 0 0 0 . 0 0 0
Total Jobs 0 3 0 0 3

As seen above, the Borough has not experienced any significant non-residential
development over the years. The reason for this is the Borough does not have any
fand zoned for non-residential development.

Projected Non-Residential Development. COAH requires that non-residential
development be projected to 2018. This analysis involves the identification of all
prospective non-residential projects, including those approved but not yet receiving
COs, any pending non-residential development applications, and anticipated non
residential development. Anticipated development is that which will likely occur
before 2018, based on site-specific analysis of remaining developable parcels. This
analysis includes an estimate of other projected non-residential development, based
in part on historical growth trends.

Alpine is a completely residentially zoned community with very few non-residential
uses. These uses are limited to a landscaper, a gas station, two real estate offices, and
a restaurant. Further, there are no non-residential applications approved or pending
before either board. However, since there was a small office addition approved in
2005 with three jobs, it is assumed that over the course of the third round time period
there may be an additional 3 jobs created in the municipality.

The following tables project the estimated job growth associated within the Borough,
Table 27: Projected Non-Residential Jobs

Approved, Pending & Anticipated Development Applications
Alpine, New Jersey

Approved Projects | 2008 | 2009 | 2010 | 2011 | 2012 | 2013 2014 | 2015 | 2016 | 2017 { 2018 | Total
None i ;
Pending Projects 2008 2009 | 2010 | 2011 : 2012 | 2013 ! 2014 | 2015 | 2016 1 2017 | 2018 | Total
None {

Anticipated 2008 2009 | 2010 ] 2011 | 2012 : 2013 ; 2014 : 2015 ; 2016 : 2017 | 2018 | Total
Projects

Total Jobs 0 o 0. 0! 1. 4 o9 1 1 o 3
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Actual and Projected Non-Residential Development

The following table provides the total employment growth from 2004 to 2018 for the
Borough of Alpine.

Table 28: Actual and Projected Non-Residential Jobs
Alpine, New Jersey

Actual ‘ Projected _— Total
(2004-2008*) 2008 | 2009 | 2010 | 2011 | 2012 | 2013 | 2014 | 2015 | 2016 | 2017 | 2018
Jobs 3 0 0 0 0 0 0 0 11 1 1 0

iii.

iv.

Non Residential Growth Share Adjustment

Using Workbook C, and the fact that Alpine is a completely residentially zoned
community, the study reveals a non-residential growth share obligation of 0.2 units.

Comparison of Capacity Analysis and Actual/Projected Growth

As indicated above the capacity analysis of non-residential growth reveals a growth
obligation of 0.2 unit. This is due to the fact that Alpine is a completely residentially
zoned community and the growth is based on actual number of jobs created from
certificates of occupancy issued. This number is similar to that generated from the
actual growth calculation which for analysis purposes anticipates additional 3 jobs to
be created in the Borough, therefore making the total net growth for the period 2004
1o 2018 being 6 jobs. This creates a 0.3 unit affordable housing obligation for the
Borough. Although, it is evident that the non-residential growth does not generate a
need for affordable housing obligation, the Borough accepts the higher figure for
calculation purposes.

¢. Total Growth Share Obligation

The tot
growth.

al growth share obligation is the combination of residential and non-residential
The total residential growth share is 5.9 units and the non-residential growth share is

0.3 units, thereby indicating the total new construction obligation is 6 units.
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4. Total Fair Share Obligation. As indicated above, the total affordable housing obligation is
the sum of rehabilitation share , remaining prior round obligation and the growth share.
Alpine has a total obligation of 8 units, as allocated in the following table.

Table 29; Total 3*” Round Fair Share Obligation
Alpine, New Jersey

Component Obligation
_Rehabilitation Share S RO S
‘Remaining Prior Round Obligation |~ 0

Growth Share 6
Total Obligation 8
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SECTION I11: HOUSING PLAN
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A. PLAN SUMMARY

This section of the plan details the projects, mechanisms and funding sources which will be used to
meet the Borough’s affordable housing obligation. The Borough has satisfied the entirety of its Prior
Round obligation, as detailed in the previous section of the report. Alpine was assigned a
rehabilitation share of 2 units. The Borough has a growth share obligation of 6 units. This
obligation was calculated in Appendix D of N.JLA.C. 5:97, based on projected residential and non-
residential growth in the community from 2004 through 2018. The following is noted with respect to
growth share:

1.

Age Restricted Units. The Borough may age restrict no more than 25 percent of affordable units
within the community, or 2 units.

Rental Component and Bonus Credits. COAH regulations stipulate that at least 25 percent, or
2units, of a municipality’s growth share obligation must be addressed with rental housing. Third
Round Rules provide for a 2:1 rental bonus credit for rental units constructed in excess of the
rental obligation. No more than 50 percent of the rental obligation can be classified as age-
restricted housing,

Family Housing. At least 50 percent , or 3 units of the new construction affordable housing
obligation must be considered “family housing”, that is, available to all who meet specific
income guidelines.

Maximum Bonus Credits. No more than 25% of the growth share obligation, or 1 unit, may be
satisfied using bonus credits.

Very Low Income Minimum: Pursuant to N.J.S.A52-271-329.1, at least 13 percent of proposed
affordable housing units are to be made available (o very low income households. One unit of the
proposed 5 unit affordable housing development provided in this plan is to be provided for a very
low income household.

. OVERALL PLAN COMPONENTS

Prior Round Obligation As nofed in this report, the Borough satisfied its Prior Round
Obligation.

Rehabilitation Obligation_The Borough plans to implement a rehabilitation program to address
its 2 unit rehabilitation share in accordance with the Third Round Rules. The COAH regulations
provide that “municipalities shall provide sufficient dollars to fund no less than half the
municipal rehabilitation component by the mid-point of substantive certification.” The
regulations indicate the funding is st at a rate equivalent to $10,000 per unit. The Borough must
thus set aside a total of $10,000 for this purpose by 2011, Pursuant to the COAH rules that
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allows municipalities to utilize money collected from development fees for this purpose, Alpine
shall set aside $10,000 from its housing trust fund account for this purpose. To date (November
19, 2008), that account contains $619,475, thus indicating the availability of funds for this
purpose. Funds would be made available to income-qualified households to participate in the
program.

Growth Share Obligation The Borough has an adjusted growth share obligation of 6 units. Sce
Section 11 of this plan for the calculation of growth share, which was based on projected
residential and non-residential growth in Alpine.

C. THrD ROUND PEAN COMPONENTS

The Borough will address its 6 unit growth share obligation through the development of a 100
percent affordable rental development. The plan calls for the construction of five affordable rental
housing units, and the receipt of onc additional rental bonus credit to affirmatively address the
Borough’s six unit affordablc housing obligation.. This is described below.

1.

100 Percent Affordable Development. The Borough will address its 6 unit growth share
obligation by constructing a 5 unit affordable housing development on Block 39 Lot 2.01. This
site already contains an 8 unit affordable housing building. The Borough will be eligible to
receive one rental bonus credit from the rental development, thereby meeting its six unit growth
share obligation. The Borough will sponsor the construction of the five unit affordable
development, and the Bergen County Housing Authority shall be the entity who will administer
the affordable housing program, as it does with the site’s existing affordable housing units.
While specific financing has not been finalized, the Borough will adopt a resolution of its intent
to bond in the event of a shortfall in funding. The Borough has $619,475 in development fee
funds (of which $10,000 is earmarked for the Borough’s rchabilitation program), and these
funds will be utilized for this purpose.

a. Site suitability requirements are addressed below:

Property Owner Borough of Alpine
Acteage 3.76 ac
Block/ Lot Block 39 Lot 2.01
Current Zoning P- Public
SDRP Planning Area PA-1
Street Access oW
Surrounding Development Pattern Residential multifamily & Single
tamily
Map of Site Location See attached Map

b. Environmental Features: The site is developable. The only environmental constraints are
steep slopes located in the northwesterly portion of the site. These slopes do not impede the
site’s development for the proposed five unit building, since the proposed area for the
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affordable housing building is not in the area of steep slopes.

¢. Utility availability: The site can accommodate the utility requirements for the proposed use.
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Rental Component and Bonus Credit. COAH regulations stipulate that at least 25 percent of a
municipality’s growth share obligation must be addressed with rental units. Alpine must
provide a at least 2 of the 5 units as rental units. All five units are proposed to be rental units.

Low and Moderate Income Split: COAH requires affordable units be split evenly between low
and moderate income houscholds. Additionally 13 percent of the total number of units must be
set aside for very Jow income households. The proposal calls for three of the units to be
allocated to low income households, with one of the three units to be allocated to very fow
households. Two units shall be allocated to moderate income households.

Unmet Need: An “unmet need” component that is designed to address the difference between
the Borough’s adjusted assessment of its ability to address its affordable housing need based on
its lack of developable land (6 units) and COAITs projection of 98 units for the Third Round
Obligation, This plan can provide for an obligatory overlay requirement throughout the
Borough mandating that whenever a developer proposes at least 5 units on site, 20% of the total
number of units must be set aside for income qualified household.

Development Fees  The Borough shall continue to impose development fees as permitted by
COAH’s third round rules. The funds generated by the collection of development fees will be
applied directly toward implementation of the Borough’s Housing Plan, including spending at
least 30 percent of funds for affordability assistance. The Development F'ee Ordinance adopted
by the Borough is in the appendix of this report.

Development fees of 1.5 percent of the equalized assessed value are required to be collected on
residential development. Development fees of 2.5 percent of the equalized assessed value are to
be collected on non-residential development. Additional residential units resulting from a *d”
variance and additional non-residential floor area resulting from a ““d” varianceare subject to a
six percent development fee based on equalized assessed value.
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APPENDICES

A - 1: Service List

A - 2: Implementation Schedule

A - 3: Draft Affordable Housing Ordinance (to be updated pending publication of COAH
model for Third Round)

A - 4: Draft Affirmative Marketing Ordinance (pending COAH publication)

: Draft Spending Plan

: Draft Reselution Forwarding the Spending Plan to COAH For Review

: Amended Development Fee Ordinance

: Draft Resolution Requesting COAH to Review Amendment to Development Fee
dinance

A - 9: Judgment of Repose, 2000

A - 10: Resolution Designating the Municipal Housing Liaison

A - 11: Workbook C-Summary of Adjusted Growth Share Projection Based on Land
Capacity

K ~1 A

A-
A -
A -
A -
Or
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A - 2 IMPLEMENTATION SCHEDULE



A-2 IMPLEMENTATION SCHEDULE

Given the current state of the economy, it is difficult to finalize the implementation schedule for the
creation of 5 affordable housing units. However, the Borough estimates creation of the units by 2012,
Additional details and status report would be provided in timely manner.



A - 3: DRAFT AFFORDABLE HOUSING ORDINANCE
(to be updated pending publication of COAH model for Third Round)



A-3 DRAFT AFFORDABLE HOUSING ORDINANCE

This section of the Alpine Code sets forth regulations regarding low- and moderate-income housing units
in Alpine that are consistent with the provisions of N J A C 5.94 et seq. These rules are pursuant to the Fair
Housing Act of 1985 and Alpine's constitutional obligation to provide for its fair share of low- and
moderate-income housing

A. Except for inclusionary developments constructed pursuant to low income tax credit regulations:

1. At least half of all units within inclusionary development will be affordable to low income
households; and

2. At least half of all rental units will be affoerdable to low income houscholds.

B. In each affordable development, at least 50 percent of the restricted units within each bedroom
distribution shall be low-income units and the remainder may be moderate income units.

C. Affordable developments that are not age-restricted will be structured in conjunction with realistic
market demands so that:

1. The combination of efficiency and one (1) bedroom units is no greater than twenty (20%)
percent of the total low and moderate income units;

2. Al feast thirty (30%) percent of all low and moderate income units are two (2) bedroom units;
and

3. At least twenty (20%) percent of all low and moderate income units are three (3) bedroom units.

4, Low and moderate income units restricted to senior citizens may utilize a modified bedroom
distribution. At a minimum, the number of bedrooms shall equal the number of sentor citizen low
and moderate income units within the development. The standard can be met by creating all one
(1) bedroom units or by creating a two (2) bedroom unit for each efficiency unit.

D. in conjunction with realistic market information, the following criteria will be used in determining
maximum rents and sale prices:

1. Studio units shall be affordable to one (1) person households;

2. One (1) bedroom units shall be affordable to 1.5 person households;

3. Two (2) bedroom units shall be affordable to three (3) person households; and

4. ‘Three (3} bedroom units shall be affordable to 4.5 person households,



5. Median income by household size shall be established by a regional weighted average of the
uncapped Section 8 income limits published by HUD.

6. The maximum rent for affordable units within each affordable development shall be affordable
to houscholds carning no more than 60 percent of median income.

7. The average rent for low and moderate income units must be affordable to households earning
no more than 52 percent of median income.

8. The maximum sales price of restricted ownership units within each affordable development
shali be affordable to households earning nor more than 70 percent of median income.

9. Each affordable development must achieve an affordability average of 55 percent for restricted
ownership units,

10. Moderate-income ownership units must be available for at least three different prices for each
bedroom type, and low-income ownership units must be available for at least two different prices
for each bedroom type.

11. Low and moderate income units shall utilize the same heating source as market units,

12. Low income housing units shall be reserved for households with a gross household income
fess than or equal to fifty (50%) percent of the median income approved by the Council On
Affordable Housing. Moderate income housing units shall be reserved for households with a gross
houschold income less than cighty (80%) percent of the median income approved by the Council
On Affordable Housing. A houschold earning less than fifty (5096) percent of median may be
placed in a moderate income housing unit.

13. The regulations outlined in N.JLA.C. 5:94-7.2, 5:80-26.6 and 5:80-26.12 will be applicable
for purchased and rental units,

E. For rental units:
(1) The developers and/or municipal sponsors of restricted rental units shall establish at least one
rent for each bedroom type for both low-income and moderate-income units, provided that at least
10 percent of all low-income and moderate-income units shall be affordable to households carning
no more than 35 percent of median income,

(2) Gross rents, including an allowance for utilities, shall be established so as not to exceed thirty
(30%) percent of the gross monthly income of the appropriate household size referenced in
N.JA.C. 5:80-26.4. Those tenant paid utilities that are included in the utility allowance shall be so
stated in the lease. The allowance for utilities shall be consistent with the utility allowance
published by DCA for its Section 8 program.

F. For sale units:

(1) The initial price of a low and moderate income owner-occupied single family housing unit
shall be established so that the monthly carrying costs of the unit, including principal and interest



(based on a mortgage loan equal to 95 percent of the purchase price and the Federal Reserve H.15
rate of interest), taxes, homeowner and private mortgage insurance and condominium or
homeowner association fees do not exceed 28 percent of the eligible monthly income of an
appropriate household size as determined under N.J.A.C. 5:80-26.4; provided, however, that the
price shall be subject to the affordable average requirement of NLJLA.C. 5:80-26.3.

(2) The master deeds of affordable developments shall provide no distinction between the
condominium or homeowner association fees and special assessments paid by low- and moderate-
income purchasers and those paid by market purchasers. Notwithstanding the forgoing sentence,
condominium units subject to a municipal ordinance adopted before October 1, 2001, which
provides for condominium or homeowner association fees and/or assessments different from those
provided for in this subsection shall have such fees and assessments governed by said ordinance.

(3) The Borough of Alpine will follow the general provisions concerning contrel periods for
ownership and rental units as per N.J.A.C. 5:80-26.5 and 5:80-26.11.

(4) Municipal, state, nonprofit and seller options regarding 95/5 units will be consistent with
N.J.A.C. 5:80-26.20 — 26.24. Municipal rejection of repayment options for sale units will be
consistent with N.J.A.C. 5:80-26.25,

(5) The continued application of options to create, rehabilitate or maintain 95/5 units will be
consistent with N.LA.C. 5:80-26.26.

(6) Eligible capital improvements prior to the expiration of controls on sale units will be consistent
with N.J.A.C. 5:80-26.9.

G. In zoning for inclusionary developments, the following is required:

(1} Low- and moderate-income units will be built in accordance with N.J.A.C. 5:94-4.4(f):

Percentage of Minimum Percentage of
Market Rate Units Low and Moderate Income Units
Completed Completed
25 0
25+ 1 unit 10
50 50

(2) A design of inclusionary developments that integrates low- and moderate-income units with
market units is encouraged.

H. To provide assurances that low- and moderate-income units are created with controls on affordability
over time and that low- and moderate-income households occupy these units, Alpine will designate an
administrative agency or municipal authority with the responsibility of ensuring affordability of sales and
rental units over time. The administrative agency or municipal authority will be responsible for those
activities detailed in N.LA.C. 5:80-26.14.

(1) In addition, the administrative or municipal authority will be responsible for utilizing the
verification and certification procedures outlined in N.J.A.C. 5:80-26.16 in placing households in
low- and moderate-income units.



(2) Newly constructed low- and moderate-income sales units will remain affordable to low and
moderate-income households for at least 30 years. The administrative or municipal authority will
require all conveyances of newly constructed units to contain the appropriate deeds and restrictive
covenants adopted by COAH and referred to as Appendices A, B, C, D, L, M, N, O, P, and Q
found in N.J.A.C. 5:80-26, as applicable.

(3) Housing units created through the conversion of a nonresidential structure will be considered a
new housing unit and will be subject to thirty-year controls on affordability, The administrative
agency or municipal authority will require an appropriate deed restriction and mortgage lien
subject to COAH's approval.

I. Regarding rchabilitated units:

(1) Rehabilitated owner-occupied single-family housing units that are improved to code standard
will be subject to affordability controls for at least ten years.

(2) Rehabilitated renter-occupied housing units that are improved to code standard will be subject
to affordability controls for at least 10 years.

J. Regarding rental units:

(1) Newly constructed low- and moderate-income rental units will remain affordable to low and
moderate-income households for at least 30 years. The administrative agency or municipal
authority will require an appropriate deed restriction and mortgage lien subject to COAH's
approval.

(2) Affordability controls in accessory apartments will be for a period of at least 10 years, except if
the apartment is to receive a rental bonus credit pursuant to N.J.A.C. 5:93-5.13, then the controls
on affordability will extend for 30 years.

(3) Alternative Hving arrangements will be controlled in a manner suitable to COAH, that provides
assurance that such a facility will house low- and moderate-income houscholds for at least 10
years, except that, if the alternative living arrangement is to receive a rental bonus credit pursuant
to N.JL.A.C. 5:93-5.13, then the controls on affordability will extend for 30 years.

K. Section 14(b) of the Fair Housing Act, N.J.S.A. 52:27D-301 et. seq., incorporates the need to eliminate
unnecessary cost-generating features from Alpine's land use ordinances. Accordingly, Alpine will
eliminate development standards that are not essential to protect the public welfare and to expedite or fast
track municipal approvals/details on inclusionary development applications. The Borough of Alpine will
adhere to the components of N.JLA.C. 5:94-8.1 through 5:94-8.3.



A-4: DRAFT AFFIRMATIVE MARKETING ORDINANCE (pending COAH publication)



A-5: DRAFT SPENDING PLAN



A-5 DRAFT SPENDING PLAN

INTRODUCTION

The Borough of Alpine, Bergen County has prepared a Housing Element and Fair Share plan that addresses ifs
regional fair share of the affordable housing need in accordance with the Municipal Land Use Law (N.J.S.A.
40:55D-1 et seq.), the Fair Housing Act (N.J.S.A. 52:27D-301) and the regulations of the Council on
Affordable Housing (COAH) (N.J.A.C. 5:97-1 et seq. and N.J.A.C. 5:96-1 et seq.). A development fee
ordinance creating a dedicated revenue source for affordable housing was approved by the Court during its
second round substantive certification and adopted by the municipality on March 22, 2000. The Borough
adopted an updated Development Fee Ordinance on November 17, 2008, The ordinance establishes the
Borough of Alpine affordable housing trust fund for which this spending plan is prepared.

Asof July 17, 2008, Borough of Alpine has collected $2,216,011.82, expended § 1,702,699.32, resulting ina
balance of $513,312.50. AH development fees, payments in lieu of constructing affordable units on site, funds
from the sale of units with extinguished controls, and interest generated by the fees are deposited in a separate
interest-bearing affordable housing trust fund in Bank of America for the purposes of affordable housing.
These funds shall be spent in accordance with N.J.A.C. 5:97-8.7-8.9 as described in the sections that follow.

The Borough of Alpine received a Judgment of Repose on December 28, 2000 and petitioned for its Third
Round Plan on December 19, 2005. The Borough received prior approval to maintain an affordable housing
trust fund in 2000. As of December 31, 2004, the prior round balance remaining in the affordable housing
trust fund was $348,864.76. From January 1, 2005 through July 17, 2008, Borough of Alpine collected an
additional $ 1,399,779.79 in development fees, payments in lieu of construction, other funds, and/or interest,
From January 1, 2005 through July 17, 2008, Borough of Alpine expended funds on the affordable housing
aclivities detailed in section 4 of this spending plan.



1. REVENUES FOR CERTIFICATION PERIOD

To calculate a projection of revenue anticipated during the period of third round substantive certification,
Borough of Alpine considered the following:

(a) Development fees:
1. Residential and nonresidential projects which have had development fees imposed upon them
at the time of preliminary or {inal development approvals;
2. All projects currently before the planning and zoning boards for development approvals that
may apply for building permits and certificates of occupancy; and

3. Future development that is likely to occur based on historical rates of development.

(b) Payment in lieu (PIL):
Actual and committed payments in lieu (PIL) of construction from developers as follows:

{Not applicable to Alpine)

{¢) Other funding sources:
Funds from other sources, including, but not limited to, the sale of units with extinguished
controls, repayment of affordable housing program loans, rental income, proceeds from the sale of
affordable units.
(Not applicable to Alpine)

(d} Projected interest:
Interest on the projected revenue in the municipal affordable housing trust fund at the current

average inferest rate.
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2. ADMINISTRATIVE MECHANISM TO COLLECT AND DISTRIBUTE FUNDS

The following procedural sequence for the collection and distribution of development fee revenues shall be
followed by the Borough of Alpine:

(a)

(b)

Collection of development fee revenues;

Collection of development fee revenues shall be consistent with the Borough’s development fee
ordinance for both residential and non-residential developments in accordance with COAH’s rules and
P.L.2008, c.46, sections § (C, 52:27D-329.2) and 32-38 (C. 40:55D-8.1 through 8.7).

Distribution of development fee revenues:

See Housing Plan section for distribution.

3. DESCRIPTION OF ANTICIPATED USE OF AFFORDABLE HOUSING FUNDS

(a)

(b)

Rehabilitation and new construction pregrams and projects (N.J.A.C. 5:97-8.7)

The Borough of Alpine will initially dedicate $10,000 for the rehabilitation of one unit, plus another
$10,000 for a second unit by 2018, The Borough is in the process of determining the costs associated
with the construction of the proposed five unit affordable housing development that is identified in the
Housing Plan. Once that figure is determined it shall be incorporated into this section of the Spending
Plan.

Affordability Assistance (N.J.A.C. 5:97-8.8)

Municipalities are required to spend at least 30 percent of all development fees collected and interest
earned towards affordability assistance to low and moderate income households in affordable units
included in municipalities fair share plan. The Borough of Alpine is proposing a municipally
sponsored 100% affordable development, which would be built through the trust fund money
collected. Given the current market conditions, it is difficult to project the housing activity
expenditure that may be required to build the 5-unit affordable unit housing development. Therefore,
providing 30% of its development for affordability assistance may not be feasible at this time. The
borough seeks a waiver from providing a definite percentage of development fees collected for
affordability assistance.

Projected minimum affordability assistance requirement™:
(The borough seeks waiver from this requirement) ( The calculation below is provided for reference,
Borough is seeking waiver from providing 30% for affordability assistance)

Actual development fees through 7/17/2008 $2,178,520.83
Actual interest earned through 7/17/2008 + | $37,490.99
Development fees projected® 2008-2018 + 1 $1,215,000
interest projected® 2008-2018 + 1 $123,085%*
Less housing activity expenditures through 7/17/2008 -1 51,702,699.32

Total = | 1,851,397.5

30 percent requirement x0.30=18555,419.2
Less Affordability assistance expenditures through 12/31/2004 - | $0.00

14



PROJECTED MINIMUM Affordability Assistance Requirement

1/1/2005 through 12/31/2018 = | $370,279.5

PROJECTED MINIMUM Very Low-Income Affordability 3= $185.139.7
Assistance Requirement 1/1/2003 through 12/31/2018 ' T

* Note: The 2008 portion of this projection reflects 2008 subsequent to July 17 as the remainder of 2008
is included in the actual figure reported above.
** using a 2% interest

The Borough of Alpine will dedicate the residual money less of its proposed housing activity
expenditure towards its affordability assistance program.

(¢} Administrative Expenses {N.J.A.C. 5:97-8.9)

Borough of Alpine projects that $370,279 will be available from the affordable housing trust fund to
be used for administrative purposes. Projected administrative expenditures, subject to the 20 percent
cap, are as follows:

Preparation of Housing Element and Fair Share Plan

Preparation of COAH Monitoring and Trust Fund Monitoring

Consultant's fees for the development of proposed affordable housing project.
Implementation of affirmative marketing program.

15
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5. EXCESS OR SHORTFALL OF FUNDS

Pursuant to the Housing Element and Fair Share Plan, the governing body of the Borough of Alpine has adopted a
resolution agreeing to fund any shortfall of funds required for implementing the municipally sponsored affordable
housing development. In the event that a shortfall of anticipated revenues oceurs, Alpine will handle the shortfall of
funds through adopting a resolution with an intent to bond . A copy of'the resolution will be provided at a later date.

To be provided.

In the event of excess funds, any remaining funds above the amount necessary to satisfy the municipal affordable
housing obligation will be used to provide affordability assistance.

6. BARRIER FREE ESCROW

Collection and distribution of barrier free funds shall be consistent with Alpine’s Affordable Housing Ordinance in
accordance with N.J.A.C. 5:97-8.5.

SUMMARY

Borough of Alpine intends to spend affordable housing trust fund revenues pursuant to N.J.A,C. 5:97-8.7 through 8.9
and consistent with the housing programs outlined in the housing element and fair share plan dated December 2008,

Alpine has a balance of $ 513,312.50 as of July 17, 2008 and anticipates an additional § 1,338,085 in revenues before
the expiration of substantive certification for a total of $1,851,397.50

The municipality will dedicate a substantial portion of this revenue towards construction of the municipally sponsored
affordable development. Detail of amount that would be required for the housing activity would be determined ata
later date. $20,000 of this amount would be used for the rehabilitation of units, $370,279 for administrative costs
including implementation of affordable housing plan. The borough would provide a portion of the residual amount
towards affordability assistance. The municipality will dedicate any excess funds toward future affordable housing.

18



SPENDING PLAN SUMMARY

Balance as of July 17, 2008

$513,312.50

PROJECTED REVENUE July 18, 2008-2018

Development fees +  $1,215,000
Payments in lieu of construction + 3

Other funds + §

Inferest +  $123,085

TOTAL REVENUE

$1,851,397.50

EXPENDITURES

Funds used for Rehabilitation - $20,000
Funds used for New Construction
1. [list individual projects/programs ] - $TBD
2, - §
3. - 3
4, - %
5. - %
6. - 3%
7. - $
8. - ¥
9, - $
10. - S
Affordability Assistance - $TBD
Administration - $370,279
] EXCESS FUNDS FOR ADDITIONAL HOUSING ACTIVILY = $
1. [list individual projects/programs] - $
2. - 3
3. - 3
TOTAL PROJECTED EXPENDITURES | =  §
REMAINING BALANCE | =  §TBD




A-6: DRAFT RESOLUTION REQUESTING COAH TO REVIEW SPENDING PLAN
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A-6 DRAFT RESOLUTION REQUESTING COAH TO REVIEW SPENDING PLAN

WHEREAS, the Governing Body of Borough of Alpine, Bergen County petitioned the Council on Affordable

Housing (COAH) for substantive certification on December 19, 2005; and

WHEREAS, Borough of Alpine, Bergen County was granted a Judgment of Compliance on December 28, 2000;

and

WHEREAS, Borough of Alpine, Bergen County received initial approval from COAH on March 22, 2000 of its

development fee ordinance; and

WHEREAS, Borough of Alpine, Bergen County recently amended its development fee ordinance on November

17, 2008; and

WHEREAS, the development fee ordinance establishes an affordable housing trust fund that includes
development fees, payments from developers in lieu of constructing affordable units on-site, barrier free escrow
funds, rental income, repayments from affordable housing program loans, recapture funds, proceeds from the sale of

affordable units, and

approval of a spending plan from COAH prior to spending any of the funds in its housing trust fund; and

2]



WHEREAS, N.J.A.C. 5:97-8.10 requires a spending plan to include the following:

A projection of revenues anticipated from imposing fees on development, based on pending, approved
and anticipated developments and historic development activity;

A projection of revenues anlicipated from other sources, including payments in lieu of constructing
affordable units on sites zoned for affordable housing, funds from the sale of units with extinguished
controls, proceeds from the sale of affordable units, rental income, repayments from affordable
housing program loans, and interest earned;

A description of the administrative mechanism that the municipality will use to collect and distribute
revenues;

A description of the anticipated use of all affordable housing trust funds pursuant to N.J.A.C. 5:97-
8.7, 8.8, and 8.9;

A schedule for the expenditure of all affordable housing trust funds;

iIf applicable, a schedule for the creation or rehabilitation of housing units;

A pro-forma statement of the anticipated costs and revenues associated with the development if the
municipality envisions supporting or sponsoring public sector or non-profit construction of housing,
and

A plan to spend the trust fund balance as of July 17, 2008 within four years of the Council’s approval
of the spending plan, or in accordance with an implementation schedule approved by the Council;

A plan to spend and/or contractually commit all development fees and any payments in lieu of
construction within three years of the end of the calendar year in which funds are collected, but no
later than the end of third round substantive certification period,

The manner through which the municipality will address any expected or unexpected shortfall if the
anticipated revenues from development fees are not sufficient to implement the plan; and

22



11. A description of the anticipated use of excess affordable housing trust funds, in the event more funds
than anticipated are collected, or projected funds exceed the amount necessary for satisfying the
municipal affordable housing obligation.

WHEREAS, Borough of Alpine has prepared a spending plan consistent with N.J.A.C. 5:97-8.10 and P.L. 2008,

c.46.

NOW THEREFORE BE IT RESOLVED that the Governing Body of Borough of Alpine, Bergen County

requests that COAH review and approve Alpine’s spending plan.

Gail Warming-Tanno
Municipal Clerk

23



A-7 AMENDED DEVELOPMENT FEE ORDINANCE
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BOROUGH OF ALPINE
ORDINANCE NO. 691

An Ordinance Amending Section 220-14 of the Code of the
Borough of Alpine, entifled “Developer’s fees” to Conform
with the Council on Affordable Housing’s Recently Adopted
Third Round Regulations

WHEREAS, the purpose of this ordinance is to amend the Borough’s Cede to adopt a
new development fee ordinance and affordable housing trust fund ordigavce that conforms with
the Council on Affordable Housing’s recently adopted Third Round Regulations; and

WHEREAS, the purpose of this ordinance is to better protect the public health, safety,
and welfare, of the residents of the Borough.

NOW, THEREFORE, BE IT ORDAINED by the Mayor and Counci) of the Borough
of Alpine as follows:

Section 1: The Code of the Borough of Alpine shall hereby be amended by deleting
Section 220-14 in its eptirety and replaced to read as follows:

§ 220-14. Developer’s fees

A Purpose

9] In Holmdel Builder's Association v. Holmdel Township, 121 N.J. 550
(1990), the New Jersey Supreme Court detenmined that mandatory
development fees are authorized by the Fair Housing Act of 1985 (the
Act), N.IS.A. 52:27d-301 gt seq., and the State Constitution, subject to
the Council on Affordable Housing’s (“COAHN’s™} adoption of rules.

(2)  Pursuant to P.L. 2008, ¢.46 section 8 (C. 52:27D-329.2) and the Statewide
Non-Residential Development Fee Act (C. 40:55D-8.1 through 8.7),

COAH is anthorized to adopt and promulgate regulations necessary for the

establislunent, implementation, review, monitoring, and enforcement of

691 Alging Ordinance - Section 220-14 COAM Third Round Repulations, DOC 1
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municipal affordable housing trust funds and corresponding spending
plans, Municipalities that are under the jurisdiction of the Council or
court of competent jurisdiction and have a COAH-approved spending plan
may retain fees collected from non-tesidential development.

(3)  This ordinance establishes gtapdards for the collection, maintenance, and
expenditwre of development fees pursuant to COAH’s regulations and in
accordance with P.L. 2008, ¢.46, Sections § and 32-38. Fées collected
pursnant to this ordinance shall be used for the sole purpose of providing
tow- and moderate-income housing. This ordinance shall be ihtexpreted
within the framework of COAI's rules on development fees, codified at
N.IJAC. 5:97-8.

B. Basic requirements _
(1) This ordinance shall not be effective uuti] approved by COAIT pursuant to
“N.JAC. 5:96-5.1.

(2).  The Borough of Alpine shall not spend developrent fees until COAX has
approved a plan for spending such fees in conformance with N.J.A.C.
5:97-8.10 and NLI.A.C. 5:96-3.3.

C. Definitions. The following terms, as used in this ordinavce, shall have the
following meanings:

(1)  “Affordable housing development” means a development included in the
Housing Blement and Fair Share Plan, and inchades, but is not limited to,
an inclusionary development, a municipal construction project, or a 100
percent affordable development.

(2) “Borough” means the Borough of Alpine.

(3) “COAH” means the New Jersey Council on Affordable Housing
established under the Act, which has primary jaisdiction for the
administration of housing obligations in accordance with sound regional
planning consideration in the State. |

4)  “Deveclopment fee” means funds paid by an individual, person,

partnership,

agsociation, company, or corporation for the improvement of property as

601 Alpine Ordinance - Section 220-14 COAE Third Round Regulations.DOC
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permitted in NLJLA.C. 5:97-8.3.

(5)  “Developer” means the legal or beneficial owner or owners of a lot or of
any land proposed to be included in a proposed development, including
the holder of an option or contract to purchase, ot other person having an
enforceable proprietary interest in such land.

(6)  “Baqualized assessed value” means the assessed value of a property divided
by the current average ratio of assessed to true value for the municipality
in which the property is situated, as determined in accordance with
sections 1, 5, and 6 of P.L. 1973, ¢.123 (C.54:1-35a through C.54:1-35¢).

(N chcn building strategies” means those strategles that minimize the
impact of development on the environment, and enhance the health,
safety, and well-being of residents by producing durable, low-
maintenance, resource-cfficient housing while making optimum use of
existing infrastructure and community setvices.

D. Residential Developrent fees.

(1)  Imposed Fees.

(a) For all residential developments, residential developers shall pay a
fee of one and one-half percent (1.5%) of the equalized assessed
value for residential development, provided no increased density is
permitted.

(b)  When an increase iv. residential density pursuant to N.JS.A.
AQ:55D-704(5) (known as a “d” variance) has been permitted,
developers may be required to pay a development fee of six
percent (6%) of the equalized assessed value for each additional
unit that may be realized. - However, if the zoning on a site has
changed during the two-year period preceding the filing of such a
variance application, the base density for the purposes of
calculating the bonus developmcnt fee shall be the highest density
permitted by right during the two-year period preceding the filing
of the variance application.

Example: If an approval allows four wnits to be constructed on a site that
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was zoned for two units, fhe fees conld equal one and one balf percent of

the equalized assessed value on the first two units; and the specified highet

percentage up to six percent of the equalized assessed value for the two
additioval units, provided zoming on the site has not changed during the
two-year period preceding the filing of such a variance application.

(2)  Eligible cxactions, ineligible exactions, and excmptions for residential
development

() Affordable housitie developments avd developments where the
developer has made a payment in lien of on-site construction of
affordable units‘shall he exempt from development fees.

(b  Devclopments that have received pxe]iminéi-y or final site plan
approval prior to the adoption of a municipal development fee
ordinance shall be exempt from development fecs, unlegs the
developer seeks a substantial change in the approval. Where a site
plan approval does not apply, a zoning and/or building permit shall
be synonymous with preliminary or final site plan approval for this
purpose. The fee percentage shall be vested on the date that the
building permit is issued.

(c)  Development fees shall be imposed and collected when an existing
structure undergoes a change to a mote intense use, is demolished
and replaced, or is expanded, except that expansion of an existing
residential structure which inereases the living space by less than
20% and/or the volume of the existing structure by less than 20%
shall be exempt from paying a development fee. The development
fee shall be calculated on the increase in the equalized assessed
value of the joproved structure.

E. Non-residential Development fees
(1)  Toposed fees

(@)  Within all zoning districts, non-residential developers, except for
developers of the types of development specifically exempted,
shall pay a fee equal to two and one-half (2.5%) percent of the

691 Alpine Ordinanes - Section 220-14 COAH Third Reund Rogulations.NOC
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equalized assessed value of the land and jmprovements, for all new
non-residential construction on an unimproved lot or lots.

(b)  Non-residential developers, except for developers of the types of
developruent specifically exempted, shall also pay a fee equal to
two and one-half (2.5%) percent of the increase in equalized
assessed value resulting from any additions to existing structures lo
be used for non-residential purposes.

(¢)  Development fees shalt be imposed and collected when an existing
structure is demolished and replaced. The development fee of two
and a half percent (2.5%) shall be calculated on the difference
between the equalized agsessed value of the pre-cxisting land and
improvement and the cqualized asscssed wvalue of the newly
jmproved structure, 1. land and jrprovement, af the time final
certificate of accupancy is issued. If the caleulation required under
this section results in a negative number, the non-residential
development fee shall be zero.

(2)  Eligible exactions, ineligible exactions, and exemptions for non-residential
development. -

(8)  The non-residential portion of a mixed-use inclusionary or matket

rate development shall be subject to the two and a half (2.5%) percent

development fee, unless otherwise exempted below.

(b)  The 2.5 percent fec shall not apply to an increase in equalized

assessed valuc resulting from alterations, change in. use within cxisting

footprint, reconstruction, renovations, and repairs.

(¢)  Non-residential developments shall be exempt from the payment of

non-residential development fees in accordance with the excmptions

~ required pursuant to P.L. 2008, ¢.46, as specified in the Form N-RDF

“State  of  New  Jersey  Non-Residential  Development

Certification/Exemption” Form. Any exemption claimed by a developer

shall be substantiated by that developer.

(@) A developer of a non-residential development exempted fr&m the
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non-residential development fee pursuant to P.L. 2008, c.46 shall be
subject to it at such time the basis for the exemption no longer applies, and
shall make the payment of the non-residential development fee, that
event, within three years after that event ot after the issuance of the final
certificate of accupancy of the non-residential development, whichever is
later.

(¢)  If a property which was exempted from the collection of a non-
vesidential development fec thereafter ceases 10 be exempt from property
taxation, the owner of the property chall remit the fees required pursuant
1o this section within 45 days of the termination of the property 1ax
exemption.  Unpaid non-residential  development fees under these
circumstances may be enforceable by the Borough as a lien against the
real property of the owner. '

F. Collection procedures

(1) Upon the granting of a preliminary, final or other applicable approval, for
a development, the applicable approving authority shall direct its staff to
notify the construction official responsible for the issuance of a building
peniait. For non-residential developments, the developer shall also be
provided with a copy of Form N-RDF “State of New Jersey Non-
Residential Development Certification/Exemption” and complete as per
the instructions provided.

(2)  For non-residential developments only, the developer shall also be
provided ‘with a copy of Form N-RDF “State of New Jexssy Non-
Residential Development Certification/Exemption” to be completed as per
the instructions provided.  The Developer of a non-residential
development shall complete Form N-RDF as per the instructions provided.
The construction official shall verify the information submitted by the
non-residential developer as per the instructions provide in the Form N-
RDF. The Tax assessor shall verily ex i ,
final assessments as per the instruzzzlse::x;;n; ;id pr;pam el

(3)  The construction official respunsible for the ] mRDE

ponsivle for the issuancg of o buflding permit
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shall notify the local tax assessor of the issuance of the first building
permit for a development which is subject to a development fee.

(4y  Within 90 days of receipt of that notice, the municipal tax assessor, based
on the plans filed, shall provide an estimate of the equalized assessed
value of the development.

(5)  The construction official responsible for the jssuance of a final certificate
of occupancy notifics the local assessor of any and afl requests for the
scheduling of a final inspection on property which is subject to 2
development fec.

(6)  Within 10 vusiness days of a request for the scheduling of a final
inspection, the mupicipal asscssot shall confirm or modify the previously
estimated oqualized assessed value of the improvements of the
development; calculate the development fee; and thereafier notify the
developer of the amount of the fee.

(7)  Should the Borough fail to determine or notify the developer of the
amount of the development fee within 10 business days of the request for
fina] inspection, the developer may estimate the amount due and pay that
estimated amount copsistent with the dispute process set forth in
aubsection b. of section 37 of P.L. 2008, ¢.46 (C.40:55D-8.6).

(8)  Fifty percent of the development fee ghall be collected at the time of |
issuance of the building permit. The remaining portion shall he collected
ot the issuance of tho certificate of occupancy. The developer shall be
responsible for paying the difference between the fee calculated at

building permit and that detenmined at issuance of certificate of
OCCUPAnCY.

(9)  Appeal of development fees
(1) A developer may challenge residential development fees imposed
by filing a challenge with the County Board of Taxation. Pending
a review and determination by the Board, collected fees shall be'
placed in an interest bearing escrow account by the Borough.

Appeals from 2 determivation of the Board may be made to the tax

691 Alpinc Ordinance - Soetion 220-14 COAH Third Reund Regulations, DOC
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court in accordapce with the provisions of the State Tax Uniform
Procedure Law, R.S. 54:48-1 ¢t seq., within 90 days after the date
of such determination. Tnterest earned on arnounts escrowed shall |
he credited to the prevailing party.

2) " A developer may challengs non-residential development fees
iroposed by filing a challenge with the Director of the Division of
Taxation. Pending a review and determination by the Directot,
which shall be made within 45 days of receipt of the challenge,
collected fees shall be placed in an interest bearing escrow account
by the Borough. Appeals from a determination of the Director
may be made to the tax court in accordance with the provisions of
the State Tax Uniform Procedure Law, R.S.54:48-1 et seq., within
60 days aﬁef the date of such determipation, Interest eamed on
amounts oscrowed shall be credited to the prevailing party.

G. Affordable Housing Trust Fund |
(1) Thoye is hereby created a separate, interest-bearing housing trust fund to
be maintained by the chief financial officer for fhe purpose of depositing
devclopment fees collected from residential and non-residential
developers and proceeds from the sale of units with extinguished controls.
(@)  The following additional funds shall be deposited in the Affordable

Housing Trust Fund and shall at all times be identifiable by source and

amount: '

(a)  payments in lieu of on-site construction of affordable units;

(b)  developer contributed funds to make ten percent (10%) of the
adaptable entrances in 2 townhouse or other multistory attached
dovelopment accessible;

(c) rental income from municipally operated units;

(@ repayments from affordable housing program loans;

(&) recapture funds;

(D proceeds from the sale of affordable units; and

(g) any other funds collected in connection with {he BOrough’ 5

691 Alping Ordinanee - Section
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affordable housing prograi.

(3) Within seven days from the opening of the trust fund account, the
Borough shall provide COAH with written authorization, in the form of a
three-party escrow agreement between the municipality, the bank, and
COAH to permit COAH to direct the disbursement of the funds as
provided for in N.LA.C. 5:97-8.13(b).

(4)  All interest accrued in the housing trust fund shall only be used on eligible
affordable housing activities approved by COALL.

H. Use of funds

(1)  The expenditure of all funds shall conform to a spending plan approved by
COAM. Funds deposited in the housing trust fond may be used for any
activity approved by COAH to address the Borough’s fair share obligation
and may be set up as a grant or revolving Joan progtam. Such activities
include, but are not limited to: preservation or purchase of housing for the
purpose of maintaimiug Of implementing  affordability controls,
sehabilitation, new construction of affordable housing units and related
costs, accessory apartment, market to affordable, or regional housing
partnership programs, conversion of existing non-residential buildings fo
create new affordable units, green building strategies designed to be cost
saving and in accordance with accepted pational or state standards,
purchase of land for affordable housing, improvement of land to be used
for affoxdable, housing, cxtensions or improvements of roads and
infrastrueture to affordable housing sites, financial assistance designed to
increase affordability, administration necessary for implementation of the
Housing Element and Fair Share Plan, or any other activity as permiited
pursuant to N.JLA.C. 5:97-8-7 through 8.9 and specified in the approved
spending plan. ‘

(2)  Funds shall not be cxpended to reimburse the Borough for past housing
activities.

(3) At least 30 percent of all development fees collected and interest earned

shall be used to provide affordability assistance to low- and moderate-
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sncome households in affordable \mits included in the municipal Fair

Share Plan.  One-third of the affordability assistance portion of

dcveiopment fees collected shall be used to provide affordability

assistance to those households earning 30 petcent or less of median
income by region.

(a)  Affordability assistance programs ay include down payment
assistance, sccutity deposit assistance, low intercst loans, rental
assistance,  assistance  With homeowners association  or
condominium fees and special assessments, and assistance with
emergency repairs.

(b)  Affordability assistance to households earning 30 percent or less of
median jncome may include buying down the cost of low or
moderate income wunits in the municipal Fair Shate Plan to make
dhem affordable to bouseholds earning 30 percent or less of median
income. The use of development fees in this manner shall entitle
fhe Borough to borus credits pursuant to NJAC. 5:96-18.

(¢)  Payments in leu of constructing affordable units on site and funds
from the sale of units with extinguished controls shall be exempt
from the affordability assistance requirement.

The Borough may contract with a private or public entity to administer

any part of its Housing Element and Fair Share Plan, including the

requirement for affordability assistance, in accordance with N.JLA.C. 5:96-
18.

Unless otherwise permitied by COAH, no more than 20 peroent of all
revenues collected from development fees, may be expended on
administratios, including, but vot limited to, salaries and benefiis for
municipal employees or consultant fees necessaty to develop or
implement a new construction program, a Housing Element and Fair Share
Plan, and/or and affirmative marketing program. Tn the case of a

rehabilitation program, no more than 20 percent of the revenues collected
ecte

i :
om development fees shall be espended for suich 4 dminice X
ST Ave
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cxpenscs. Administrative finds may be used for income gualification of
households, monitoring the turmnover of sale and rtental units, and
compliance with COAH’s monitoring requirements. Legal or other fees
related to litigation opposing affordable housing sites or objecting to the
Council’s regulations and/or action are not eligible uscs of the affordable
housing trust fapd.
Monitoting
The Borough shall complete and return to COAH all monitoring forms included
in the apnual monitoring teport related to the collection of development fees from
residential and non-residential developers, payments in lien of constructing
affordsble tmits on site, and fands from the sale of units with extinguished
controls, basticr free cscrow funds, rental income, repayments from affordable
housing program loans, and any other funds collected in connection with the
Borough’s housing program, as well a8 to the expenditure of revenues and
implementation of the plan certificd by COAH. All menitoxing reports shall be
completed on forms designed by COAH.
Ongoing Collection of Fees
The ability for the Borough to impose, collect, and expend development fees shall
expire with its substantive certification on the date of expiration of substantive
cortification unless the Borough has filed an adopted Housing Element and Fair
Share Plan with COAH, has petitioned for substantive certification, and has
received (_ZOAH’S approval of its development fee ordinance. If the Borough fails
to renew its ability fo impose and collect development fees prior fo the date of
expiration of substantive certification, jt may be subject to forfeituxe of avy or all
funds remaining within its municipal trust fand. Any funds so forfeited shall be
deposited into the “New Jersey Affordable Housing Trust Fund” established
pursuant to section 20 of P.L. 1985, ¢.222 (C.52:27D-320). The Borongh shall
not impose a residential development fee on a development that receives
preliminary or final site plan approval after the expiration of its substantive
certification or judgment of compliance, nor shall the Borough refxoactively

imposc a development fee on such a development. The Borough will not expend
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development fees afler the expiration of its swbstantive certification.

Section 2: All ordinances or parts of ordinances that are inconsistent with the
provisions of this ordinance are repealed, but only to the extent of any inconsistencies.

Section 3: The provisions of this ordinance ace severable. If any part of this
ordinance i¢ declared o be unconstitutional or invalid by any court, the remaining paris of this
ordinance will reroain in full force and cffect.

Secion4:  This ordinance shall take effect after review and approval by COAH and
final approval and publication according to law. -

Infroduced and passed first reading: October 22, 2008
Passed second reading: November 17, 2008

ATTEST: APPROVED BY:

/ DW —-jﬂ/""‘“’
arming-Tanno, ough Clerk

= Y

Panl Toaso, Ma
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A-8 DRAFT RESOLUTION REQUESTING COAH TO REVIEW AMENDMENT TO DEVELOPMENT FEE
ORDINANCE

WHEREAS, the Governing Body of Borough of Alpine, Bergen County petitioned the Council on Affordable Housing

(COAH) for substantive certification on December 19, 2005; and

WHEREAS, Borough of Alpine, Bergen County was granted a Judgment of Compliance on December 28, 2000; and

WHEREAS, P.1..2008, ¢.46 section 8 (C. 52:271>-329.2) and the Statewide Non-Residential Develepment Fee Act (C.
40:55D-8.1 through 8.7), permits municipatities that are under the jurisdiction of COAH or of a court of competent jurisdiction

and that have a COAH-approved spending plan to impose and retain fees on residential and non-residential development; and

WHEREAS, subject to P.1..2008, ¢.46 section 8 (C. 52:2713-329.2) and the Statewide Non-Residential Development Fee
Act (C. 40:55D-8.1 through 8.7), N.LA.C. 5:97-8.3 permits a municipality to prepare and submit a development fee ordinance

for review and approval by the Council on Affordable Housing (COAH) that is accompanied by and includes the following:

A description of the types of developments that will be subject to fees per N.LA.C. 5:97-8.3(¢cyand (d };
A description of the types of developments that are exempled per NJLA.C. 5:97-8.3(e);

A description of the amount and nature of the fees imposed per N.JLA.C. 5:97-8.3(¢c) and (d) ;

A description of collection procedures per NJ.A.C. 5:97-8.3(f);

A description of development fee appeals per N.J.A.C, 5:97-8.3(g); and

A provision autherizing COAH to direct trust funds in case of non-compliance per N.JLA.C. 5:97-8.3(h).

o e

WHEREAS, Borough of Alpine has prepared a drafi development fee ordinance that establishes standards for the
coilection, maintenance, and expenditure of development fees consistent with COAH’s regulations at N.JA.C. 5:97-8 and in

accordance with P.1..2008, ¢.46, Sections 8 (C, 52:27D-329.2) and 32-38 (C. 40:55D-8.1 through 8.7).

26



NOW THEREFORE BE IT RESOLVED that the Governing Body of Borough of Alpine, Bergen County requests that

COAH review and approve Alpine’s amended development fee ordinance.

Gail Warming —Tanno
Municipal Clerk

27



A-9 JUDGEMENT OF REPOSE, 2000
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RESOLUTION
Appoiniment Affordable Housing Liaison

OFTLERED BY: Councilwoman Gerstein
SECONDED BY: Councilwoman Garjian

at a regular mecting of the Mayor and Council of the Borough of Alpine held on Wednesday,
September 27, 2006 to make Mayor Tomasko the Borough’s Aftordable Housing Liaison with the
Council on Affordable Housing.

Vote: Ayes: Cacouris, Frankel, Garjian, Gerstein

Nays: None  Abstain: None Absent: Merians, Siegal

[ hereby certify the foregoing to be a true copy of a resolution adopted by the Borough Council at
a meeting held on September 27, 2006.

( N VS .
\.}'{;’L’ k'[-Jcﬁbe\“—'“""f‘ ” C‘Kft/p\_,v\.,@

(T{a'l Warming—'l"anno}@Srough Clerk
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Summary of Adjusted Growth Share Projection Based On Land Capacity
(introduction to Workbook C)
Municipality Name: Alpine

This workbook contains two separate worksheets to be used for determining the projected Municipal Growth Share Obiigation,
Worksheet A must be completed by all municipalities. The Worksheet is a tool that allows the user to enter COAH-generated
Growth Projections included in Appendix F(2) of the revised Third Round Rules to determine the projected Growth Share
Obligation after applying exclusions permitted by N.J.A.C. 5:97-2.4. Municipalities that accept the COAH-generated Growth
projections need only use Worksheet A,

Click Here to complete Worksheet A

Municipalities seeking to request a downward adjustment to the COAH-generated growth projections may do so by providing a
detailed analysis of municipal land capacity. After compieting this analysis, the growth projections may be lowered if the resuiting
growth share obligation results in a figure that is at least 10 percent lower than the projected Growth Share Obligation that would
result from the COAH-generated growth projections. Actual growth must first be determined using the Actual Growth worksheet.
A growth projection adjusiment may only apply to any remaining growth.

Click Here 1o Enter Actual Growth to Date

Click Here to Compiete the Residential Parce] inventory and Capacity Analysis

Click Here to Complete the Non-residentiat Parcel Inventory and Capacity Analysis

Summary Of Worksheet Comparison

COAH Projected Growth Share Based
Growth Share on Municipal Capacity
(From Worksheet A) (From Worksheet C)

Residential Growth 466 38
Residential Exclusions 8 8
Net Residential Growth 458 30
Residential Growth Share 21.60 5.96
Non-Residential Growth 72 3
Nen-Residential Exclusions 0 0
Net Non- Residential Growth 72 3
Non-Residential Growth Share 4.50 0.22
Total Growth Share 96 &

The Municipal land capacity analysis resuits in a reduction to the COAH-generated growth projection. Please file
Workbook C and use a Residential Growth Share of 5.96 plus a Non-residential Growth Share of 0,22 for a tota! Growth
Share Obligation of & affordable units



Growth Projection Adjustment - Actual Growth
Municipality Name: Alpine

Actual Growth 01/01/04 to Present
Residential COs issued 22 R
' Square Square Feet
Feet Lost
Added Demolition Jobs/1,000 SF Total Jobs

Non-residential (COs Permits

CQO's by Use Group Issued) Issued)

B 1248 2.8 3.49
M . 1.7 0.00
F 1.2 0.00
S B o 1.0 0.00
H Seciitme 16 0.00
A1 CoL _ 16 0.00
A2 : 32 0.00
A3 - 1.6 0.00
Ad _ 3.4 0.00
A5 S 26 0.00
E SR 0.0 0.00
| S 26 0.00
R1 1.7 0.00

Total S 1248 0 3

Return to Growth Projection Adjustment Summary Screen
Proceed to Inventory of Vacant Residential Land
Proceed to inventory of Non-residential Land
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Worksheet A: Growth Share Determination Using Published Data
(Appendix F(2), Alfocating Growth To Municipalities)

COAH Growth Projections

Must be used in all submissions

Municipality Name: Alpine
Enter the COAH generated growth projections form Appendix F(2) found at the back of N.J.A.C. 5:97-1 et seq.
on Line 1 of this worksheet. Use the Tab at the bottom of this page or the links within the page 1o teggle to the
exclusions portion of this workshee!. After entering all relevant exciusions, toggle back to this page to view the
growth share obligation that has been calculated based on COAH's growlh projections.

Residential Re:i,:i,:r;tial

Enter Growth Projections From Appendix
F(2) 466 72
Subtraf:t the following Residential Click Here 1o enter Prior Round
Exclusions pursuant to §:97-2.4(a) from Exclusions
"Exclusions” tab o
COs for prior round affordable units built or
projected to be built post 1/1/04

Inclusionary Development 0

Supportive/Special Needs Housing 0

Accessory Apariments 0

Municipally Sponsored

or 100% Affordable 8

Assisted Living 0

Other 0
Market Units in Prior Round Inclusicnary
development built post 1/1/04 0
Subtract the following Non-Residential
Exclusions (5:97-2.4(b) e e

Affordable units .0
Associated Jobs 0
Net Growth Projection 458 72
Projected Growth Share (Conversion to
. Affordable Affordabie
Affordable Units 91.60 |, 450 |
Divide HH by 5 and Jobs by 16)
. . . Affordabi
Total Projected Growth Share Obligation 96 Un;:; able

Click Here to return io Workbook C Summary

* For Residential Growth, See Appendix F(2), Figure A.1, Housing Units by Municipality. For Non-residential
Growth, See Appendix F(2), Figure A.2, Employment by Municipality



Affordable and Market-Rate Units Excluded from Growth
Municipality Name: Alpine

Prior Round Affordable Units NOT included in Inclusionary Developments Built Post 1/1/04

. Number of COs
Development Type Issued and/or Projected

Supportive/Special Needs Housing

Accessory Apartments

Municipally Sponsored and 100% Affordable 8

Assisted Living

Other _
Total 8

Market and Affordable Units in Prior Round Inclusionary Development Built post 1/1/04

N.J.A.C, 5:97-2.4(a)
(Enter Y for yes in Rental column if rental units resuited from N.J.A.C. 5:93-5.15(¢c}§ incentives)

Rentals? Total Market Affordable Market Units

Deyelopment Name (YIN)

Totat 0 0

Jobs and Affordable Units Built as a result of post 1/1/04 Non-Residential Development
N.J.A.C. 5:97-2.4(b)

Affordablie Permitted
Development Name Units Jobs
Provided Exclusion

OO O 0o

Total 0

When finished, click here to return to Worksheet A

Units Units Units Excluded

[ B on TS o i on
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